
 

CITY OF KIRKLAND 
Planning and Building Department 
123 5th Avenue, Kirkland, WA 98033   
425.587.3600  ~  www.kirklandwa.gov 

MEMORANDUM 

To: Design Review Board 

From: Scott Guter, AICP, Associate Planner 

Date: May 23, 2018 

File No.: DRV18-00324 
 
Subject: SERENITY MIXED USE PROJECT 
 CONCEPTUAL DESIGN CONFERENCE 

 

I. MEETING GOALS 

At the June 4, 2018 Design Review Board (DRB) meeting, the DRB should review the 
concept design for the Serenity Mixed Use project.  At the meeting, the DRB should 
determine: 

A. How the design guidelines affect or pertain to the proposed development. 

B. Which guidelines apply to the proposed development? 

C. What other application materials are needed for the Design Response Conference. 

II. BACKGROUND INFORMATION 

The subject property is located at 12021 113th Ave NE (see Attachment 1).  The applicant 
is proposing to construct a new five-story mixed use commercial/convalescent project with 
three levels of at and below grade parking.  The applicant has submitted a citizen 
amendment request (CAR) (amendments to the Comprehensive Plan, Zoning Code, and 
Zoning Map) to allow for residential suites.  City Council will make a decision on the CAR 
in December 2018.  If approved, the applicant would convert the upper commercial stories 
on the eastern half of the project into residential suites.  The applicant has provided a 
context analysis for the site and general project information, which includes three building 
massing options (see Attachment 2).  The applicant’s preferred building massing option is 
shown as Scheme 3. 

III. SITE 

The property has street frontage along 113th Ave. NE and consists of three parcels, one 
vacant and two that contain single-family residential structures.  The site drops in 
elevation approximately 18 feet to the southwest over ~270 feet (6.7 percent) from the 
northeast property corner (along 113th Ave NE) towards an existing wetland located on 
the western and southern portions of the subject property.  On February 24, 2012 the 
property received approval for a wetland buffer modification.  The proposed project 
intends to utilize this approval.   

The following list summarizes the zoning designation, uses, and allowed heights of 
properties adjacent to the subject property: 
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North and East: TL 10A, convalescent (Residence XII) and an office park (Kirkland 405 
Corporate Center) uses, 55’ height limit. 

South and East: TL 10A, non-conforming use (single-family), current height of two-
story building. 

South and West: P (Park), Heronfield Wetlands, height is determined on case-by-case 
basis. 

Additional photographs prepared by the applicant showing the surrounding properties are 
contained in Attachment 2. 

IV. KEY ZONING REGULATIONS 

Zoning regulations for uses in TL 10A zone are found in the use-zone chart (see 
Attachment 3).  The following regulations are important to point out as they form the 
basis of any new development on the site. 

A. Permitted Uses:  Permitted uses in this zone include, but are not limited to office, 
retail and convalescent center or nursing home. 

Staff Comment:  The applicant is currently proposing office and convalescent 
center as part of the project.  If the applicant’s CAR is approved the office use on 
the upper floors of the east side of the project will change to residential suites.    

B. Setbacks:  A minimum 10’ front yard setback is required.  Office uses require side 
yard setbacks of 5’, but 2 sides must equal 15’ and a 10’ rear yard setback.  There 
are no required setbacks for side or rear property lines for Convalescent Centers. 

Staff Comment.  The proposed project does not currently conform to the required 
yard setbacks.  The applicant should apply for a minor variation pursuant to KZC 
142.37(3) with the Design Response Conference Application. 

C. Lot Coverage:  TL 10A zoning regulations allow 80% lot coverage. 

Staff Comment:  The applicant should submit lot coverage information with the 
Design Response Conference application.  Staff will review the project for 
compliance with the lot coverage requirements during the Design Response phase. 

D. Height:  TL 10A allows a maximum height of 55 feet measured above the average 
building.   

Rooftop appurtenances may exceed the applicable height limitation by a maximum 
of four (4) feet if the area of all appurtenances and screening does not exceed 10 
percent of the total area of the building footprint 

Staff Comment:  The applicant will need to submit height calculations with the 
Design Response Conference application.  Staff will review the project for 
compliance with the City’s height regulations during the Design Response phase.   

E. Parking:  Kirkland Zoning Code Section 55.69 requires the following parking 
standards for office uses and convalescent centers: 

 Office 

o 1 stall per 300 sq. ft. of gross floor area 

o 1 stall per 200 sq. ft. of gross floor area for medical office 

 Convalescent Center  

o 1 stall per bed 

o Case-by-case for accessory uses 
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 The developer may choose to decrease the required number of stalls by 
providing a parking study pursuant to KZC 105.103(3)(c).  

Staff Comment:  Staff has not yet evaluated the proposed project for compliance 
with the City’s parking regulations.  Staff will also want to see a parking proposal 
for residential suites.  This will be completed as part of the Design Response 
Conference review process.   

F. Landscaping and Tree Retention Plan:  Both landscaping and tree retention plans 
are required in order to retain as many viable trees as possible given the proposed 
development.   

Office and Convalescent Center uses have a Landscape Category C that require a 
Landscape Buffer Standard 1 along property lines adjoining the park and the single 
family residential uses.   

Staff Comment:  The proposed project does not currently conform to Landscape 
Buffer Standard 1 along the property line adjoining the single family residence.  
The applicant should apply for a minor variation pursuant to KZC 142.37(3) with 
the Design Response Conference Application. 

A landscape plan and Tree Retention Plan should be submitted with the Design 
Response Conference application.  Existing significant trees determined to be 
viable should be retained to the maximum extent possible. 

V. TOTEM LAKE NEIGHBORHOOD DESIGN GUIDELINES  

The design vision for the Totem Lake Neighborhood identifies that building design should 
promote a sense of community identity and continuity throughout the neighborhood.  Key 
design issues to be addressed include human and architectural scale, breaking up of 
building mass, attention to building detail, establishment of pedestrian connections, and 
consideration of building orientation, as well as improvements in the public realm, such 
as consistent street lights, sidewalk design, landscaping elements and street furniture.   

A complete text and explanation of the adopted Design Guidelines for Totem Lake 
Neighborhood can be found online at this web address:  

http://www.kirklandwa.gov/Assets/Planning/Planning+PDFs/Totem+Lake+Neighborhoo
d+Design+Guidelines.pdf. 

VI. CONTEXT 

The context or setting in which the proposed development will be located is important in 
determining the appropriate design regulations that would apply. The following are several 
questions that are geared towards identifying the physical environment around and on 
the subject property. These questions will help supplement the discussion on the key 
design guidelines appropriate for the proposed project. 

A. How does the site relate to its surroundings? 

The applicant and Design Review Board should discuss the physical and built 
environment on and around the subject property. Topics include height of 
neighboring structures, topography, and landscaping. 

B. What are the opportunities and constraints of the site and vicinity given 
the following topics? 

• Streetscape 

• Urban Form 

• Activities and Uses in the area 
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• Pedestrian Patterns and Environment 

• Character of Adjacent Buildings 

• Landscaping/Open Space 

VII. DISCUSSION ISSUES 

The role of the DRB at the Conceptual Design Conference is to help determine how the 
design guidelines found in the Pedestrian-Oriented Design Guidelines apply to the 
proposed development.  The following sections and questions below are representative of 
the City’s design guidelines.  These questions are to be used as a tool to help identify how 
design guidelines would apply to the proposed project. 

A. Scale 

1. What are the key vantages of the project? 

2. Identify appropriate mitigation techniques for building massing of the 
proposed buildings.  Possible techniques include vertical and horizontal 
modulation, corner treatment, and roof forms.  The applicant has provided 
several massing schemes including a preferred option (Scheme 3) for the 
DRB’s review and comment (see Attachment 2).  The potential change of 
use from office to residential on the upper floors of the east side of the 
project could result in different floor plan designs and would have different 
structural and life safety requirements.  These requirements could affect 
the building’s massing and glazing design.  The DRB should take this into 
account when considering this project. 

B. Pedestrian Access 

1. How does the proposed massing and location of structures relate or 
respond to the pedestrian environment? 

2. What are opportunities for pedestrian oriented spaces at the street level 
(plazas, outdoor seating)? 

3. What are the key pedestrian connections? 

4. How would the project engage pedestrians? 

C. Open Space and Landscaping 
What are opportunities for landscaping and/or open space on the subject 
property? 

VIII. ITEMS REQUIRED FOR DESIGN RESPONSE CONFERENCE 

The DRB shall determine what models, drawings, perspectives, 3-D CAD/SketchUp model, 
or other application materials the applicant will need to submit with the design review 
application. 

The DRB should also consider the applicant’s rezone request to allow for residential suites.  
This request will affect the upper commercial stories on the eastern half of the project.  
Staff recommends the applicant present both office and residential suites design options 
for the DRB to consider. 

IX. ATTACHMENTS 
1. Vicinity Map 
2. Applicant’s Proposal 
3. TL 10A General Regulations & Use Zone Chart 
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55.65 User Guide – TL 10A zone.

The charts in KZC 55.69 contain the basic zoning regulations that apply in the TL 10A zone of the City. Use these charts by reading down the left hand column 

entitled Use. Once you locate the use in which you are interested, read across to find the regulations that apply to that use.

Section 55.67 Section 55.67 – GENERAL REGULATIONS

The following regulations apply to all uses in this zone unless otherwise noted:

1.    Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property.

2.    For structures located within 30 feet of a parcel in a low density zone (or a low density use in PLA 17), KZC 115.136 establishes additional 

limitations on structure size.

3.    Vehicular access to NE 124th Street should be limited and consolidated where possible. Properties with frontage on 113th Avenue NE must be 

accessed via 113th Avenue NE rather than NE 124th Street. 

4.    Development must retain and maintain the existing hill form and vegetation along the eastern boundary of the zone, north of 115th Avenue NE. 

5.    A 50-foot-wide sight-obscuring landscaped buffer must be provided adjacent to any residential zone, except the TL 11 zone to the west.

6.    Access for drive-through facilities must be approved by the Public Works Official. See Chapter 105 KZC for requirements.

7.    Some development standards or design regulations may be modified as part of the design review process. See Chapters 92 and 142 KZC for 

requirements. 

link to Section 55.69 table

The Kirkland Zoning Code is current through Ordinance 

4637, passed January 16, 2018.

Disclaimer: The City Clerk's Office has the official version of the 

Kirkland Zoning Code. Users should contact the City Clerk's 

Office for ordinances passed subsequent to the ordinance cited 

above.

City Website: http://www.kirklandwa.gov/ (http://www.kirklandwa.gov/) 

City Telephone: (425) 587-3000

Code Publishing Company (http://www.codepublishing.com/) 

eLibrary (http://www.codepublishing.com/elibrary.html) 

Page 1 of 1KZC <a href="http://www.codepublishing.com/WA/Kirkland/html/KirklandZ55/KirklandZ55.html#55.65">55.65</a> User G...

5/22/2018http://www.codepublishing.com/WA/Kirkland/html/KirklandZ55/KirklandZ5565-5569.html
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U S E  Z O N E  C H A R TSection 55.69

(Revised 12/17) Kirkland Zoning Code
328.38

Zone
TL 10A
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USE
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N
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DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS

Required 
Review
Process

MINIMUMS MAXIMUMS
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Required
Parking 
Spaces

(See Ch. 105)
Special Regulations

(See also General Regulations)

Lot 
Size

REQUIRED YARD
(See Ch. 115)

Lo
t C

ov
er

ag
e

Height of
Structure

 Front Side Rear

.010 Wholesale trade, 

Wholesale 
printing or 
publishing, 

Manufacturing of 
electrical 
equipment, 

Manufacturing of 
scientific or 
photographic 
equipment, 

Packaging of 
prepared 
materials, 

Manufacturing of 
textile or leather 
products from pre-
prepared material, 

Manufacturing of 
paper products 
from pre-prepared 
material, or 
manufacturing of 
plastic products 
from pre-prepared 
material

D.R., 
Chapter 142 
KZC

None 10' 5' but 
2 side 
yards 
must 
equal 
at 
least 
15'.

10' 80% See Spec. Reg. 3. C C 1 per each 
1,000 sq. ft. of 
gross floor 
area.

1. Outdoor storage is prohibited.
2. The discharge of any substance that creates any impact detrimental 

to the environment or adjacent residents is not permitted.
3. Maximum building height for this use is as follows:

a. If adjoining a residential zone other than TL 11, then 25 feet above 
average building elevation. 

b. South of either NE 120th Street or NE 118th Street, 35 feet above 
average building elevation.

c. Elsewhere in this zone, 55 feet above average building elevation.
4. Ancillary warehouse space associated with a listed permitted use is 

allowed.
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(Revised 12/17) Kirkland Zoning Code
328.39

U S E  Z O N E  C H A R TSection 55.69 Zone
TL 10A

.020 Office Use
High Technology

D.R., 
Chapter 142 
KZC

None 10' 5' but 
2 side 
yards 
must 
equal 
at 
least 
15'.

10' 80% See Spec. Reg. 2. C
See 
Spec. 
Reg. 3.

D If manufactur-
ing, then 1 per 
each 1,000 sq. 
ft. of gross floor 
area. If office, 
then 1 per each 
300 sq. ft. of 
gross floor 
area. If a medi-
cal, dental, or 
veterinary 
office, then 1 
per each 200 
sq. ft. of gross 
floor area. Oth-
erwise, see 
KZC 105.25.

1. Ancillary assembly and manufacture of goods on the premises of this 
use are permitted only if:
a. The ancillary assembled or manufactured goods are subordinate 

to and dependent on this use.
b. The outward appearance and impacts of this use with ancillary 

assembly or manufacturing activities must be no different from 
other office uses.

2. Maximum building height for this use is as follows:
a. If adjoining a residential zone other than TL 11, then 25 feet above 

average building elevation. 
b. South of either NE 120th Street or NE 118th Street, 35 feet above 

average building elevation.
c. Elsewhere in this zone, 55 feet above average building elevation.

3. Outdoor storage is prohibited.
4. The following regulations apply only to veterinary offices:

a. If there are outdoor runs or other outdoor facilities for the animals, 
then use must comply with Landscape Category A.

b. Outdoor runs and other outdoor facilities for the animals must be 
set back at least 10 feet from each property line and must be sur-
rounded by a fence or wall sufficient to enclose the animals.

See KZC 115.105, Outdoor Use, Activity and Storage, for further reg-
ulations.

.030 Restaurant or 
Tavern
See Spec. Reg. 1.

0' 0' 55' above average 
building elevation.

C E 1 per 100 sq. ft. 
of gross floor 
area.

1. Where this use is located on a parcel without frontage on NE 124th 
Street:
a. Gross floor area for the use may not exceed 4,000 square feet.
b. Drive-in and drive-through facilities are not permitted.

2. For restaurants with drive-in or drive-through facilities:
a. One outdoor waste receptacle shall be provided for every eight 

parking stalls.
b. Access for drive-through facilities shall be approved by the Public 

Works Department. Drive-through facilities shall be designed so 
that vehicles will not block traffic in the right-of-way while waiting in 
line to be served.
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U S E  Z O N E  C H A R TSection 55.69

(Revised 12/17) Kirkland Zoning Code
328.40

Zone
TL 10A

.040 Any Retail 
Establishment 
other than those 
specifically listed 
in this zone, 
selling goods, or 
providing services 
including banking 
and related 
financial services.
See Spec. Regs. 
1 and 2.

D.R., 
Chapter 142 
KZC

None 10' 0' 0' 80% 55' above average 
building elevation.

C E 1 per each 300 
sq. ft. of gross 
floor area.

1. This use is only allowed on parcels with frontage on NE 124th Street. 
2. The following uses and activities are prohibited:

a. The sale, service, and/or rental of motor vehicles, sailboats, motor 
boats, and recreational trailers are not permitted; provided, that 
motorcycle sales, service, or rental is permitted if conducted 
indoors.

b. Retail establishments providing storage services unless accessory 
to another permitted use.

c. Storage and operation of heavy equipment except normal delivery 
vehicles associated with retail uses.

d. Outdoor storage of bulk commodities unless the square footage of 
the storage area is less than 10 percent of the retail structure.

3. Ancillary assembly and manufacture of goods on the premises of this 
use are permitted only if:
a. The assembled or manufactured goods are subordinate to and 

dependent upon this use, and are available for purchase and 
removal from the premises.

b. The outward appearance and impacts of this use with ancillary 
assembly or manufacturing activities must be no different from 
other retail uses.

.050 Hotel or Motel 1 per each 
room. See also 
Spec. Reg. 3.

1. This use is only allowed on parcels with frontage on NE 124th Street. 
2. May include ancillary meeting and convention facilities.
3. Excludes parking requirements for ancillary meeting and convention 

facilities. Additional parking requirement for these ancillary uses shall 
be determined on a case-by-case basis.

.060 Convalescent 
Center or Nursing 
Home
See Spec. Reg. 2.

See Spec. Reg. 3. A 1 per bed. See 
Spec. Reg. 2. 

1. Chapter 115 KZC contains regulations regarding home occupations 
and other accessory uses, facilities, and activities associated with this 
use.

2. Temporary, transitional housing may be developed as an accessory 
use to a convalescent center, so long as the center was in existence 
on the property on or before December 31, 2017. Parking require-
ments for this accessory use shall be established pursuant to KZC 
105.25.

3. Maximum building height for this use is as follows:
a. If adjoining a residential zone other than TL 11, then 25 feet above 

average building elevation. 
b. South of either NE 120th Street or NE 118th Street, 35 feet above 

average building elevation.
c. Elsewhere in this zone, 55 feet above average building elevation.

Se
ct

io
n 

55
.6

9

USE

 R
EG

U
LA

TI
O

N
S 

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS

Required 
Review
Process

MINIMUMS MAXIMUMS

La
nd

sc
ap

e
C

at
eg

or
y

(S
ee

 C
h.

 9
5)

Si
gn

 C
at

eg
or

y
(S

ee
 C

h.
 1

00
)

Required
Parking 
Spaces

(See Ch. 105)
Special Regulations

(See also General Regulations)

Lot 
Size

REQUIRED YARD
(See Ch. 115)

Lo
t C

ov
er

ag
e

Height of
Structure

 Front Side Rear

D
R

V
18-00324 

A
TTA

C
H

M
E

N
T 3

102



(Revised 12/17) Kirkland Zoning Code
328.41

U S E  Z O N E  C H A R TSection 55.69 Zone
TL 10A

.070 School, Day-Care 
Center, Mini-
School or Mini-
Day-Care Center 

D.R., 
Chapter 142 
KZC

None 10' 0' 0' 80% See Spec. Reg. 5. D B See KZC 
105.25.

1. A six-foot-high fence is required only along the property lines adjacent 
to the outside play areas.

2. An on-site passenger loading area must be provided. The City shall 
determine the appropriate size of the loading areas on a case-by-
case basis, depending on the number of attendees and the extent of 
the abutting right-of-way improvements. Carpooling, staggered load-
ing/unloading time, right-of-way improvements or other means may 
be required to reduce traffic impacts on any nearby residential uses.

3. May include accessory living facilities for staff persons.
4. The location of parking and passenger loading areas shall be 

designed to reduce impacts on any nearby residential uses.
5. Maximum building height for this use is as follows:

a. If adjoining a residential zone other than TL 11, then 25 feet above 
average building elevation. 

b. South of either NE 120th Street or NE 118th Street, 35 feet above 
average building elevation.

c. Elsewhere in this zone, 55 feet above average building elevation.

.080 Church 5' but 
2 side 
yards 
must 
equal 
at 
least 
15'.

10' See Spec. Reg. 2. C 1 for every 4 
people based 
on maximum 
occupancy load 
of any area of 
worship. See 
Spec. Reg. 1.

1. No parking is required for day-care or school ancillary to the use.
2. Maximum building height for this use is as follows:

a. If adjoining a residential zone other than TL 11, then 25 feet above 
average building elevation. 

b. South of either NE 120th Street or NE 118th Street, 35 feet above 
average building elevation.

c. Elsewhere in this zone, 55 feet above average building elevation.

.090 Public Utility See Spec. Reg. 3. A See KZC 
105.25.

1. Outdoor uses are not permitted.
2. Landscape Category A or B may be required depending on the type 

of use on the subject property and the impacts associated with the 
use on the nearby uses.

3. Maximum building height for this use is as follows:
a. If adjoining a residential zone other than TL 11, then 25 feet above 

average building elevation. 
b. South of either NE 120th Street or NE 118th Street, 35 feet above 

average building elevation.
c. Elsewhere in this zone, 55 feet above average building elevation.

.100 Government 
Facility or Com-
munity Facility

C
See 
Spec. 
Reg. 2.
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U S E  Z O N E  C H A R TSection 55.69

(Revised 12/17) Kirkland Zoning Code
328.42

Zone
TL 10A

.105 Entertainment, 
Cultural and/or 
Recreational 
Facility

D.R., 
Chapter 142 
KZC

None 10' 5' but 
2 side 
yards 
must 
equal 
at 
least 
15'.

10' 80% See Spec. Reg. 2. A E See KZC 
105.25.

1. The use shall be conducted within a wholly enclosed building.
2. Maximum building height for this use is as follows:

a. If adjoining a residential zone other than TL 11, then 25 feet above 
average building elevation.

b. South of either NE 120th Street or NE 118th Street, 35 feet above 
average building elevation.

c. Elsewhere in this zone, 55 feet above average building elevation.
3. The structure containing the use shall have been in existence on 

December 31, 2005, and shall not be altered, changed, or otherwise 
modified to accommodate the use if the cost of such alteration, 
change, or modification exceeds 30 percent of the replacement cost 
of that building. However, expansion of the floor area of this use may 
not exceed 20 percent of the existing gross floor area of the building.

4. The use must be discontinued when there is an alteration, change, or 
other work in a consecutive 12-month period to the space in which the 
use is located, and the cost of the alteration, change or other work 
exceeds 30 percent of the replacement cost of that space.

.110 Public Park Development standards will be determined on a case-by-case basis. See KZC 45.50 for required review 
process.
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